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Dear Supervisors:

SEVEN-YEAR LEASE
DEPARTMENT OF PUBLIC SOCIAL SERVICES

12900 CROSSROADS PARKWAY SOUTH, CITY OF INDUSTRY
(FIRST DISTRICT) (3 VOTES)

SUBJECT

This recommendation is for a seven-year lease for the Department of Public Social
Services (DPSS) for 8,887 rentable square feet of space for Contracts Management
Division, Medi-Cal Program Division, and In-Home Support Services Program (IHSS).

IT IS RECOMMENDATED THAT YOUR BOARD:

1. Find that the lease is exempt from the provisions of the California Environmental

Quality Act (CEOA) pursuant to Class 1, Section r, of the Environmental Document
Reporting Procedures and Guidelines adopted by your Board on
November 17,1987, and Section 15061 (b) (3) of the State CEQA Guidelines.

2. Approve and instruct the Chair to sign a seven-year lease with RR & CIWD
Partnership, (Landlord) for DPSS to occupy 8,887 rentable square feet of office
space at 12900 Crossroads Parkway South, City of Industry, at a maximum initial
annual rental cost of $357,202. State and Federal subvention will offset
approximately 92 percent of the rental costs, and the remaining 8 percent wil be net
County cost.

"To Enrich Lives Through EffectiveAnd Caring Service"
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3. Authorize the Chief Executive Office (CEO) to reimburse the Landlord and acquire

substitute financing for furniture systems for DPSS at a cost not to exceed $222,175,
amortized at a maximum of 6.5 percent over a 60-month period, or $52,165
annually.

4. Authorize the Landlord and/or Interim Director of Internal Services Department

(ISD), at the discretion of the CEO, to acquire telephone systems for DPSS at a cost
not to exceed $300,000. At the discretion of the CEO, all or part of the telephone,
data, and low-voltage systems may be paid in lump sum or financed over a 60-
month term not to exceed $72,512 per year, in addition to other TI allowances.

5. Approve the project and authorize the CEO, DPSS, and ISD to implement the
project. The lease will be effective upon approval by your Board, but the term and
rent wil commence upon completion of the Tenant Improvements (TI) by the
Landlord and acceptance thereof by the County.

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

The purpose of this recommended action is to lease additional space which wil relieve
overcrowding and provide space for new staff. DPSS is housed in three buildings on the
Crossroads Campus located at 12820, 12860 and 12900 Crossroads Parkway South,
City of Industry that provide a total of 113,689 square feet of offce space which combined
constitutes DPSS' administrative headquarters. DPSS currently houses approximately
104 employees and a child care center in the existing facility located at 12900 Crossroads
Parkway South. The facility houses the Contracts Management Division, Medi-Cal
Program Division, and IHSS program.

The proposed 12900 Crossroads office space will be used for existing administrative
and management staff currently housed in the building and wil provide space for new
staff. The plan is to move the Medi-Cal and IHSS Divisions into the first floor space and
consolidate Contract Management into the existing second floor leased space.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

The Countywide Strategic Plan directs that we provide organizational effectiveness and
ensure that the service delivery systems are efficient and goal orientated (Goal 3) and
that we strengthen the County's fiscal capacity (Goal 4). In this case, the additional
space or new lease supports these goals with a strategically located office with
appropriate workspace for staff. In addition, we are housing a sub-vented program
which will support the County's fiscal goals. Compliance with the County's Strategic
Asset Management Principles is further outlined in Attachment A.
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FISCAL IMPACT/FINANCING

The maximum initial annual rental cost will be $357,202 if all of the reimbursable TI
funds are used.

12900 CROSSROADS PARKWAY SOUTH, PROPOSED LEASE
CITY OF INDUSTRY

Term 7 Years
Total Area 8,887 rentable square feet (sQ. ft.)
Annual Base Rent $216,487 $24.36 per sq. ft.
Base TI Allowance $311,045 $35.00 per SQ. ft.
Additional TI Allowance $355,480 $40.00 per SQ. ft.
Furniture Allowance $222,175 $25.00 per SQ. ft.
Maximum Annual Rent* $357,202

Cancellation One time right after 51n year with six months
prior written notice

Parking (included in Rent) 35 spaces
Option to Renew None

Annual Rental Adjustment CPI with a minimum of 2.5 percent to a
maximum of 5 percent throughout the term.

* $357,202 represents the maximum initial annual cost which includes an annual base rent of $216,487,
reimbursable TI funds of $355,480, if amortized over 60 months at the proposed rate of 9 percent, the annual TI
reimbursement amount wil be $88,550 and a furniture allowance of $222,175 amortized over 60 months at the
proposed rate of 6.5 percent, the annual furniture reimbursement amount will be $52,165.

Sufficient funding for the proposed lease costs will be available in the proposed 2008-09
Rent Expense budget and will be billed back to DPSS. DPSS will have sufficient funds
in its 2008-09 operating budget to cover the projected lease costs. State and Federal
subvention wil be used to fund 92 percent of the rental costs, and the remaining 8
percent will be net County cost.

Based upon a survey of similar office buildings within the City of Industry area, staff has
determined that the rental range for a full service gross lease is between $26.20 and
$36.00 per square foot per year. Thus, the proposed base annual rental rate of $24.36
per square foot is at the low end range for the area.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The proposed seven-year lease agreement comprises 8,887 square feet of office
space, along with 35 parking spaces. The proposed lease contains the following
provisions:

. The term commences upon completion of the TI by the Landlord, and acceptance
thereof by the County. The term expires seven years thereafter.
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. A base TI allowance of $311 ,045 is included in the rent.

. A reimbursable TI allowance totaling $355,480 is included in the proposed lease and

it is payable after substantial completion of the TI work, via monthly amortization
payments at an amortization rate of 9 percent over the initial 60 months of the term
of the lease or via lump sum payment payable at anytime.

. A reimbursable Furniture allowance totaling $222,175 is included in the proposed

lease and it is payable in lump sum after substantial completion of the TI work.

. There is a cancellation provision allowing the County to cancel one time after the

fifth year upon six months advance notice to the Landlord.

. The rent includes on-site parking for 35 vehicles.

. This is a full service gross lease whereby the Landlord is responsible for all

operating expenses associated with DPSS' occupancy.

. The Base Rent is subject to annual increases of a minimum of 2.5 percent to a
maximum of 5 percent throughout the term.

CEO Real Estate staff surveyed the City of Industry area, based on the search area
parameters provided by DPSS, to determine the availability of comparable and more
economical sites. Staff was unable to identify any sites in the surveyed areas that could
accommodate this requirement more economically. Attachment B shows all County-
owned and leased facilities within the search areas for these programs. There are no
County-owned or leased facilities available for this program.

This space requirement was approved for 7,052 square feet in July 2007. When the
subject building was initially identified as available for expansion, the Landlord stated
that it was impossible to divide the space below the remaining 8,887 square feet of
space within the building. Thus, the CEO and DPSS staff considers the proposed lease
to be the best solution based on costs associated with locating to another site and the
efficiency of expanding into the building's remaining available space, although, it
exceeds the approved request by 1,835 rentable square feet of office space.

ìhe subject building was constructed in 1986 and was previously approved for
()ccupancy by the Department of Public Works.

ìhe subject facility has an on-site child care facility.
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ENVIRONMENTAL DOCUMENTATION

The project is categorically exempt from CEQA pursuant to Class 1, Section r, of the
Environmental Document Reporting Procedures and Guidelines adopted by your Board
on November 17, 1987, and Section 15601 (b) (3) of the State CEQA Guidelines.

IMPACT ON CURRENT SERVICES (OR PROJECTS)

The proposed lease will provide the necessary office space for this County requirement.
DPSS concurs with the proposed lease.

CONCLUSION

It is requested that the Executive Officer, Board of Supervisors, return two originals of
the executed lease agreement and the adopted, stamped Board letter, and two certified
copies of the Minute Order to the CEO, Real Estate Division at 222 South Hil Street,
4th Floor, Los Angeles, CA 90012 for further processing.

Iy submitted,

WILLIAM T FUJIOKA~
Chief Executive Officer

WTF:DL:JSE
CEM:KW:hd

Attachments (3)

c: County Counsel
Department of Public Social Services
Internal Services Department

12900crossroadspky.b2



Attachment A

Asset ManaQement rincipies ompiiance orm

1. Occuoancv Yes No N/A

A Does lease consolidate administrative functions?2 X

B Does lease co-locate with other functions to better serve clients?2 X

C Does this lease centralize business suooort functions?2 X

0 Does this lease meet the guideline of 200 sf of space per person?2 Lease X
represents 193 sf per person.

2. Ca oital

A Is it a substantial net County cost (NCC) program? 8 percent NCC X

B Is this a lona term Countv oroaram? X

C If ves to 2 A or B' is it a caoitallease or ooeratina lease with ootion to buv? X

0 If no are there anv suitable Countv-owned facilties available? X

E If ves. whv is lease beina recommended over occuoancv in Countv-owned ? X

F Is Buildina Descrintion Reoort attached as Attachment B? X

Was build-to-suit or capital project considered? Because a build-to-suit is X
G not cost effective for 8,887 square feet and we are expanding in an

existing leased facilty.

3. Portfolio Manaaement

A Did deDartment utilze CEO Snace Reauest Evaluation (SRE)? X

B Was the soace need iustified? X

C If a renewal was co-location with other County deoartments considered? X

0 Whv was this oroaram not co-located?

1. The oroaram clientele reauires a "stand alone" faciltv.

2. No suitable Countv occuDied orooerties in oroiect area.

3. No Countv-owned facilties available for the oroiect.

4. Could not oet Citv clearance or aooroval.

5. X The Proaram is beina co-located.

E Is lease a full service lease?2

X

F Has growth projection been considered in space request? X

G Has the Dept. of Public Works completed seismic review/approval? X

lAs approved by the Board of Supervisors 11/17/98

21f not, why not?
Please bold any written responses

DEPARTMENT OF PUBLIC SOCIAL SERVICES
12900 CROSSROADS PARKWAY SOUTH, CITY OF INDUSTRYP' . I C r F 1



Attachment B

DEPARTMENT OF PUBLIC SOCIAL SERVICES
SPACE SEARCH WITHIN 5 MILE RADIUS OF

12900 CROSSROADS PARKWAY SOUTH, CITY OF INDUSTRY
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COUNTY OF LOS ANGELES
CHIF EXECUTIV OFFICE ".

LEASE AGREEMENT

by and between

COUNTY OF LOS ANGELES
(Department: Public Social Services),

Tenant

RR&CIWD GENERA PARTNERSHIP,

Landlord

Premises

12900 CROSSROADS PARAY
CITY OF INUSTRY

County of Los Angeles - Offce Lease\R\
CG\607810.5\A W\02953-006

March 4, 2008
LAI 156271v16
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(b) Tenant Termination Right ...................................:.....:...............................:............. 7
(c) Daiage In Last Ý ear...... .... .............. ....................... ........ ........... .... .............. ...........8
(d) Default By Landlord... .............................................................................................8
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12. LANDLORD ACCESS ................................................ ........... ...................... ........... .........1 0
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(a) Landlord Consent ....................... ....... ................... .................................................. 12
(b) End of Term.. ............................................................................ ................ ............. 12

17. CONDEMNA TION............................................................ ......................... .... ................. .12
(a) Controlling Terms............... ................................................................................... 12
(b) Total Takng ............................................................. .............................................. 12
(c) Paral Takg....... ...... r............................. ......................... ..... ..... .... ...................... 12
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29 . AUTHORITy.................. ........ .......... ............................ .................................................... .19

30. ACKNOWLEDGEMENT BY LANDLORD ..................................................................19
(a) Consideration of GAIN Program Paricipants....................................................... 19
(b) Solicitation of Consideration ............................................... ................................. 19
(c) Landlord Assignent. ............................................................... ............................ 20
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31. IRRVOCABLE OFFER. .~...................................................................................:........... 21

32. BASE RENT ADJUSTMNT. ...... ......... ........ ............ ....... ........................................... ....21

(a) Anual Adjustment............................... ................................................ ............. .... 21
(b) CPI Formula ...............;..... .... ................... ................. ..................................:........... 21

33. OPERATING EXPENSES RENT AN ADJUSTMENT ..............................................22
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(b) Exclusions from Operating Expenses ...................................................... .............. 23

34. WORK .LETTER. ....... ........... ................................................ ........... .............................. ...25
Addendum A Base Building Improvements
Addendum B Tenant Improvements
Addendum C Budget Form

EXHIBIT A:
EXHIT B:
EXHIBIT C:
EXHIBIT D:
EXHIT E:
EXHIBIT .F:

Document I:
Document II:
Document III:
Document IV:
Document V:

Floor Plan of Premises
Legal Description of Propert
Commencement Date Memorandum and Confrmation of Lease Terms
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Landlord's Waiver and Agreement
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Communty Business Enterprises Form
Memorandum øf Lease
Request for Notice
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/-.

(f) Term Seven (7) years commencing thrt (30) days

after Tenant's Acceptance of the Premises as .
defied in Section 4(a) (the "Commencement
Date"); and terminatig at midnght on the day

before the eighth (8th) anversar of the
Commencement Date (the "Termination
Date"), subject to earlier termation by Tenant
as provided herein. The phrase "Term of this
Lease" or "the Term hereof' as used in th.s
Lease, or words of similar import, shall refer to
the initial Term of ths Lease together with any
additional Extension Term for which an option
has been validly exercised. See Section 4(a).

(g). Projected Acceptace Date The later to occur of (i) one hundred fift (150)
days after approval of ths Lease by Tenant's
Board of Supervisors or (ii) thrt (30) days

after delivery to Landlord of renant's modular
futue for the Premises

(h) Commencement Date Th (30) days after Tenant's Acceptance of
Premises (see Section 4(a))

(i) Irrevocable Offer Expiration May 31, 2008
Date

G) Rent Intial Total Rent is $2.03 per rentable square

foot of the Premises, composed of Base Rent
and Operating Expenses as follows:

Base Rent: $1.11 per rentable square foot of
the Premises (adjusted as Sections 2(b) and 32
hereof provide)

Operatig Expenses Rent: estimated as $0.92
per rentable squae foot of the Premises for the
first calendar year of the Term (adjusted as
Sections 2(b) and 33 hereof provide)

Any other amounts Tenant is obligated to pay
Landlord under the terms of this Lease

(k) Early Termination Notice Date The day immediately preceding the fifth (5th)
anversar of the Commencement Date (see

Section 4(d))

(1) Rentable Square Feet in the 34,245

County of Los Angeles - Offce Lease\R\

CG\6078 1 O\A W\02953-006 2
March ï4, 2008

LAI 156271v16



(viii) Landlord's Address for

Work Letter Notice

(ix) Tenant's Address for
Work Letter Notice

(s) Exhbits to Lease:

(t) Work Letter:

(u) Supplementa Lease
Documents: attched and incorporated herein

2. PREMISES

13191 Crossroads Parkway Nort, 6th Floor
City of Industr, CA 91746-3497

Board_of Supervisors
Kenneth Hah Hall of Adminstration,
500 West Temple Street, Room 383
Los Angeles, Californa 90012

With a copy to:
Chief Executive Offce, Real Estate Division
222 South Hil Street, 3rd Floor
Los Angeles, Californa 90012
Attention: Director of Real Estate

Exhbit A:

Exhbit B:

Exhbit C:

Exhbit D:

Exhbit E:

Exhbit F:

Floor Plan of Premises
Legal Description Qf Propert
Commencement Date
Memorandum and Confrmation
of Lease Terms
HV AC Stadards

Cleang and Maitenance

Schedule
Landlord's Waiver and
Agreement

See Section 34
Addendum A: Base Building Improvements
Addendum B: Tenant Improvements
Addendum C: Budget Form

Document I: Subordination, Non- .
distubance and Attornent Agreement

Document II: Tenant Estoppel Certificate
Document III: Communty Business

Enterprises Form
Document IV: Memorandum of Lease
Document V: Request for Notice

(a) Lease. Landlord does hereby lease to Tenant, and Tenant does hereby lease from
Landlord, upon the terms and conditions herein set fort, the Premises described in Section 1 and
Exhbit A attched hereto.

(b) Right to Verify Floor Area. Tenant shall have the right with ninety (90) days of
approval of this Lease by the Board of Supervisors of the County of Los Angeles ("Board of
Supervisors") to field-measure and verify the exact footage of the Premises and/or the Building.

County of Los Angeles - Offce Lease\RR\

CG\60781 OV\ ~02953-o06 4
March 4, 2008
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parking privileges and spaces to which it is entitled under ths Lease; and (5) if Landlord is
responsible for the installation of telecommuncation systems, then such systems shall be
completely operationaL.

(b) Termination Right. If the Commencement Date has not occured withn sixty

(60) days from the Projected Acceptace Date, subject to Tenant Delays or Force Majeure
Delays as provided in Work Letter Section 13, whicp. has been executed concurently herewith,

. Tenant may thereafter, at any tie before the Commencement Date occurs, terminate ths Lease
effective upon giving th (30) days' wrtten notice to Landlord uness Landlord causes

Substantial Completion to occur withn said jO-day period, and the paries shall have no fuer
obligations to one another hereunder if such termination become effective.

(c) Early Possession. Tenant shall be entitled to possession of the Premises not less
than th (30) days prior to the Commencement Date for the purose of installing Tenant's

fuitue, fixtues and equipment in the Premises. Such early occupancy shall be subject to all.
provisions hereof but shall not advance the Termination Date, and Tenant shall not pay Base
,Rent or Operating Expenses Rent for such early occupancy period.

(d) Early Termination. Tenant shall have a one-time right to terminate ths Lease as

of the Early Termination Notice Date, as defined in Section 1(k), by giving Landlord not less
than one hundred eighty (180) days' prior wrtten notice executed by the Chief Executive Offcer
of Tenant. '
5. RENT

(a) Base Rent. Subject to adjustment in accordance with Section 32, Tenant shall pay
Landlord the Base Rent stated in Section 10) durg the Term hereof within fifteen (15) days
after Landlord files a claim therefor for each such month with the Auditor of the County of Los
Angeles (the "County") prior to the first day of each month. Base Rent for any partial month
shall be prorated in proportion to the number of days in such month.

(b) Operating Expenses Rent. Concurently with, and in the same maner as, Base
Rent, Tenant shall pay "Operating Expenses Rent" equa to tenant's Proportonate Share of
Operating Expenses, calculated in accordance with Section 33.

(c) Additional Tenant Improvement Allowance Rent. Unless Tenant elects to repay
the Additional Tenant Allowance of $.40.00 per square foot of rentable floor area in a lump sum,
Tenant shall pay, as additional Rent, the AdditionalTenant Allowance concurently with, and in
the same maner as, Base Rent in accordance Work Letter Section 6.3(b).

(d) Reimbursement of Furtue Allowance and Change Order Costs. Tenant shall
repay Landlord, in a lump sum, the Furtue Allowance and costs of all approved Change

Orders, in accordance with Work Letter Se~tions 6.3( c) and 6.3( d).

6. USES. The Premises are to be used only for the uses set forth in. Section l(n) and for no
other business or purose; however, Landlord shall not uneasòIiably withhold its consent to a
change of use. - \
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the repairs to the Building or Premises, provided insurance proceeds are availablé to repai the
damages. )

\. ( c) Damage In Last Year. Notwthstanding the foregoing provisions, if any material
destrction to the Premises occurs durg the last year of the Term, either Landlord or Tenant
may terminate this Lease by giving notice to the other not more than thirt (30) days afer such

destrction, in which case (a) Landlord shall have no obligation to restore the Premises, (b)
Uuidlord may retain all insurance proceeds relating to such destrctión, and ( c) ths Lease shall
terminate as of the date which is th (30) days afer such written notice of termination..

(d). Default By Landlord. If Landlord is required to repair and restore the Premises as
provided for in ths Section 9 and Landlord should fail to thereafer pursue said repai and

restoration work with reasonable diligence to completion, Tenant may (a) declare a default
hereunder or (b) perform or .~ause to be performed the restoration work at Landlord's expense.

I

10. REPAIS AND MAINTENANCE.

(a) Landlord Representations. To its best knowledge without duty of investigation or
research, Landlord represents to Tenant that (i) the Premises, the Building and all Common
Areas (including electrical, heating, ventilating and air conditionig ("BV AC"), mechancal,
plumbing, gas and fire/life safety systems in the Building and similar building service systems)
comply with all curent laws, codes, and ordinances, including the Americans With Disabilties
Act; and are in reasonable good working order and condition; (ii) the Building and Premises
comply with all covenants, conditions, restrictions and underwiter's requirements; (iii) the
Premises, Building and Common Areas are free of the presence of any Hazardous Materials (as
hereinafter defined) and (iv) Landlord has not received any notice from any governental
agency that the Building or the Premises are in violation of any law or reguation. Landlord
represents, based upon a professional inspection of the Premises and the Building and the
Asbestos Report that the Premises and the Buildig contain no asbestos containing materials
(other than as may be reflected in the Asbestos Report). Landlord shall, prior to Tenant's
occupancy, abate, at Landlord's sole cost and expense, all asbestos containng materials to the
extent required by law and provide Tenant with an updated report from a licensed California
asbestos contractor to that effect.

(b) Landlord Obligations. Subject to Tenant's payment of Operating Expenses Rent,
Landlord shall repair and maintain the Premises in good condition and working order, reasonable
wear and tear excepted, including promptly repairing and maitaing the followig as needed:

(i) the strctual elements of the Building, including without limitation, all

permanent exterior and interior walls, floors and ceilings, roof, concealed plumbing, stairWays,
and concealed electrcal systems, includig without limitation telephone intra-building network
cable from the public street to the Building's dedicated electrcal room;

(ii) mechancal (including HV AC), electrical, plumbing, fire/life safety
systems and elevators serving the Building;

(iii) the Common Areas;
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(a) HV AC. Landlord shall fuish heatig, ventilation and air conditioning
("HV AC"), durg Normal Workig Hours in amounts required for the use and occupancy of the
Premises for normal office puroses to a standard comparable to other fist-class buildings.

(b) Electrcity. Landlord shall fush to. the Premises the amount of electric curent
provided for in the Workig Drawigs but in any event not less than seven (7) watts of electric
curent (connected load) per squae foot of Rentable Square Feet in the PremÍses, for p'ower and
lighting and electrc curent for HV AC, and Landlord shall provide the existing or new
transformers or subpanels on each floor of the Premises necessar for Tenant to utilize such
:capacity in the Premises.

(c) Elevators. Landlord shall fuh passenger elevator services to the Premises
durng Normal Working Hours.: Durg all other hours, Landlord shall fush passenger
elevator cab service in the elevator bank serving the Premises on an as needed basis, and, by
pdor arangement with Landlord's building manager, freight elevator service.

(d) Water. Landlord shall make available water for normal lavatory and potable
water meeting all applicable governental stadards for dring puroses in the Premises.

(e) Janitorial. Landlord shall provide jantorial service on five (5) nights per week

generally consistent with that fushed in comparable offce buildigs in the County of Los
Angeles, but not less than the services set forth in the specifcations set fort in Exhbit E
attached hereto.

(f) Access. Landlord shall fush. to Tenant's employees and agents access to the
Building, Premises and Common Areas on a seven (7) day per week, twenty-four (24) hour per
day basis, subject to compliance with such reasonable securty measures as snall from time to
time be in effect for the Building.

12. LANDLORD ACCESS. Tenant shall permit Landlord and its agents to enter the
Premises upon prior wrtten notice for the purose of inspecting the Premises fòr any reasonable

purose. If Landlord temporarly closes any portion of the Building or Premises, Base Rent and
Operating Expenses Rent shall be prorated based upon thè percentage of the Premises rendered
untenantable and not used by Tenant. Landlord shall have the right at any and all times to enter
the Premises in the event of an emergency.

13. TENANT DEFAULT.

(a) Default. The occurence ~f anyone or more of 
the followig events (a "Default")

shall constitute a material default and breach of ths Lease by Tenant:

(i) the failure by Tenant to make any payment of Rent or any other payment
required to be made by Tenant hereunder (except to the extent an offset is expressly permitted
héreunder), as and when due and if the failure continues for a period of ten (10) days after
wrtten notice to Tenant;

(ii) the failure by Tenant to observe or perform any of the other covenants,
conditions or provisions of ths Lease, where such failure shall continue for a period of th
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wrtten consent thereto, which Landlord shall not uneasonably withold if the assignee has a
fiancial condition which is reasonably sufficient for it to be responsible for all futue obligations
under ths Lease.

16. ALTERATIONS AN ADDITIONS.

(a) Landlord Consent. Tenant shall not make any strctual alterations,
improvements, additions, or utilty installations in or about the Premises (collectively,
"Alterations") without first obtaing the written consent of Landlord, which consent shall not be
uneasonably witheld, conditioned or delayed. If Landlord fails to respond in wrting withi
thirt (30) days of such request, Landlord shall be deemed to approve the Alterations.

(b) End of Term. Any Alterations not removed by Tenant shall beconw the propert
of Landlord and remain upon and be sutendered with the Premises at the expiration of the Term.

17. CONDEMNATION.
i (a) Controlling Terms. If during the Term, or durng the period oftií between the

execution of ths Lease aid the Commencement Date, there is aly tag of all or any par of the

Premises or any interest in ths Lease by Condemnation (as defied below), this Section 17 shall
determine the rights and obligations Qf Tenant and Landlord. "Condemnation" shall mean the
exercise of any governental power to tae title to any portion of the Premises, whether by legal
proceedings or otherwse, by a Condemnor (as defined below) or a voluntary sale or transfer by
Landlord to any Condemnor, either under theat of a' Condemnor's exercise of such power or
while legal proceedings are pending for the exercise of such power. "Condemnor" shall mean
any public or quasi-public authority, or private corporation or indivi,dual, having the power of
Condemnation.

(b) Total Taking. If 
the Premises are totally taken by Condemnation, ths Lease shall

terminate on the date the Condemnor has a right to possession of the Premises (the "Date of
Taking").

(c) Parial Taking. Ifm'ore than ten percent (10%), but riot all, of 
the floor area of the

Premises is taen by Condemnation, ths Lease shall remain in effect uness either La,dlord or

Tenant elects to terminate ths Lease. Either par electing to so termate ths Lease must
exercise its right to terminate the Lease by giving notice to the other par with thrt (30) days
after the date that the natue and the extent of the Condemnation have been determined (the
"Determination Date"), which notice shall set fort the date of termination. Such termination
date shall not be earlier than thi (30) days nor later than ninety (90) days after the electing

par' has notified the other par of its election to terninate; except that ths Lease shall
terminate on the Date of Takig if.. the Date of Taking falls on a date before the date of
termination the electing par has designated. If neither par elects to terminate this Lease

with th (30) days afer the Determination Date, all provisions of ths Lease shall remai in

effect, except that Base Rent and Operating Expenses Rent shall be equitably abated.

(d) Restoration. Notwthstading the preceding paragraph, if, with th (30)'days
after the Determination Date, Landlord notifies Tenant that Landlord' at its cost will add to the
remainig Premises so that the area of the Premises and the space available for parkig, will be
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(ii) General liability insurance (written on iso policy form CG 00 01 or its
equivalent) with limits of not less than the following: (1) per occurence and general aggregate
amount of $5,000,000; (2) products/completed operations aggregate of $2,000,000 and (3)
personal and advertising injur of$l,OOO,OOO. .

(iii) Failure by Landlord to maintain the insurance required by ths Section 19
and deliver evidence thereof as required by ths Lease shall constitute a material breach of ths
Lease.

(b) Insurance Requiements. All insurance policies required to be maintained by
Landlord under this Lease shall be issued by insurance companies which have Best's Ratings of
"A" and "VII" or better and which are qualified to do business in the State of California. All
liabilty and propert damage and other casualty policies of Tenant shall be wrtten as priar

policies, not contrbuting with, and not in..excess of coverage which Landlord may cary.

(c) Certificates. Landlord shall deliver to Tenant on the Commencement Date of ths
Lease and thereafer at least fifteen (15) days prior to expiration of any insurance required to be
cared hereùuder, certificates of insurance -evidencing ths coverage with limits not less than
those specified above. Certficates must document that each par has namen the other as an
additional insured (or its equivalent) on its general liabilty and propert insurance policy, and

that Tenant has been named a loss payee on Landlord's commercial propert insurance policy, as
required. Furher, all certificates shall expressly provide that no less than th (30) days' prior
written notice shall be given to Tenant in the event of material change to, expiration or

cancellation of the coverages or policies evidenced by the certificates.

(d) Waiver of Subrogation. Landlord and Tenant each hereby waive their rights of
subrogation against one another to the extent it is covered by the propert insurance policies
required to be cared hereunder; Landlord shall cause its insurance carriers to consent to the
foregoing waiver of rights of subrogation agaist Tenant.

20. PARG.

(a) Tenant's Rights. Tenant shall have the right to use the number of nonexclusive
parkig stalls set forth in Section 1 (0) without charge for the Term of this Lease. No tandem
parking shall be permitted and Tenant shall be entitled to full in/out privileges. Tenant's parkig
rights shall be subject to reasonable parking rues and reguations adopted by Landlord from time
to time, provided that such procedures shall be unformy applied to all tenants. Tenant
acknowledges that no parkig spaces are for the exclusive use of Tenant; rather, all parkig
spaces at the Propert are to be used on a non-exclusive, first-come, first-served basis by Tenant
and other tenants, occupants, licensees, invitees and permittees of the Building.

(b) Remedies. Landlord acknowledges that it is a material term of ths Lease that
Tenant have use of all Parking Spaces on the Propert specifed in Section 1(0) for the entire
Term of ths Lease and that it would be impracticable and extemely diffcult to fix the actual
damages for a breach of such provision. Accordingly, for each Parkig Space specified in
Section 1(0) that Tenant canot use for any reason at any time durg the Term (in addition to the
rights given to Tenant under Section 14 and Sections 9 and 17 in the event of casuaty or

County QfLos Angeles. Offce Lease\R\

CG\60781 O\A W\02953-006 14
March 4, 2008

LAl156271v16



costs, liabilties, losses and expenses arising at any time durg or after the Term as a result
(directly or indiectly) of or in connection with the presence of Hazardous Materials on, under or
about the Premises, Building or Common Areas or other violation of laws relating to Hazardous

. Materials caused by the Indemntor. This indemnty shall include, without limitation, the çost of
any requied or necessar repair, cleanup or detoxification, and the preparation and
implementation of any closure, monitorig or other required plans, as such action is required by
local or state laws or any governental agency. Each pary shall promptly deliver to the other
par a copy of any notice. received from any governental agency during the Term of ths Lease

concerng the presence of Hazardous Materials in the Building or the Premises. The indemnty
obligations contained in ths Section 21(b) shall surive the expiration or termination of ths .
Lease and an Indemntor's default thereof shall constitute a material default under ths Lease.

22. ESTOPPEL CERTIFICATES

(a) Execution and Delivery. On th (30) days' wrtten notice from Landlord,
Tenant shall execute, acknowledge and deliver to Landlord or its designee a wrtten statement in
the form as Landlord shall designate of (a) Supplemental Lease Document II. as the paries shall
have approved, or (b) such other forr as Landlord's existing or prospective lender or mortgagee
shall reasonably requie, certifying: (i) that none of the terms or provisions of ths Lease have
been changed (or if they have been changed, stating how they have been changed); (ii) that this
Lease has not been cancelled or terminated; (iii) the last date of payment of the Base Rent and
other charges and the time period covered by such payment; (iv) that Landlord is not in default
under ths Lease (or, if Landlord is claimed to be in default, stating why); and (v) such other
representations or information with respect to Tenant or ths Lease as Landlord may reasonably
request or which any prospective purchaser or encumbrancer of the Propert may require. Tenant
shall deliver such statement to Landlord with ten (10) business days after Landlord's request.
Landlord may give any such statement by Tenant to any prospective purchaser or encumbrancer
of the Propert. Such purchaser or encumbrancer may rely conclusively upon such statement as
tre and correct.

(b) Failure to Deliver. If Tenant does not deliver such statement to Ll:dlord with
such ten (10) business days, Landlord, and any prospective purchaser or enc1Ìbrancer, may
conclusively presume and rely upon the followig facts: (i) that the terms and provisions of ths
Lease have not been changed except as otherwse represented by Landlord; (ii) that ths Lease
has not been canceled or terminated except as otherwse represented by Landlord; (ii) that not
more than one month's Base Rent or other charges have been paid in advance; and (iv) that
Landlord is not in default under the Lease. In such event, Tenant shall be estopped from denying
the trth of such facts.

23. LIENS. Tenant shall,keep its interest in ths Lease and the Premises free from any liens
arsing out of any work performed or materials ordered or obligatións incured by Tenant.
Landlord sháll keep its interest in ths Lease and the Premises free from any liens which would
impair the 'interest of Tenant hereunder. Each par hereby indemnifies, defends and holds the
other par hanless from any liabilty or loss from any such lien it causes or allows to attach to
its interest in ths Lease or the Premises.
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(c) . Brokers. Landlord and Tenant hereby warant to each other that they have had no
dealings with any real estate broker or agent in connection with the negotiation of ths Lease, and
that they know of no other real estate broker or agent who' is entitl~d to a commission in
connection with ths Lease, exceptig Majestic Realty Co. for whose commission Landlord shall
be solely responsible. Each par agrees to indemnfy and defend the other pary against and

hold. the other par harless from any and all claims, demands, losses, liabilities, lawsuits,
judgments, and costs and expenses (including without limitation reasonable attorneys' fees) with
respect to any leasing commission or equivalent compensation alleged to be owing on aêcount of
the indemnfying par's dealings with any real estate broker or agent, other than the Brokers.
Landlojd's Broker hereby discloses to Landlord and Tenant, and Landlord and Tenant hereby
consent to Landlord's Broker acting in this transaction as the agent of Landlord exclusively.

(d) Entire Agreement. This Lease, including without limitation the Work Letter and
Supplemental Lease Documents, is the final and compltte expression of Landlord and Tenant
relating in any maner to the leasing, use and occupancy of 

the Premises, to~Tenant's use of the
Building and other matters set forth in ths Lease. . No prior agreements or understanding

pertaipig to the same. shall be valid or of any force or effeêt and the coveriants and agreements

of this Lease shall not be altered, modified or added to except in wrting signed by both Landlord
and Tenant.

(e) Severabilty. Any provision of this Lease which shall prove to be invalid, void or
ilegal shall in no way afect, impair or invalidate ¡my other provision hereof and the remaing
provisiens hereof shall neverteless remain in ful force and effect.

(f) Notices. All notices .'and communcations to any par hereunder shall be in
writing and shall be deemed properly given if delivered personally, sent by registered or certified
mail, postage prepaid, or by a recognzed overnght commercial messenger providing proof of
delivery, facsimile (electronically confirmed) to Landlord's Address for Notice and Tenant's
Address for Notice as set fort in Section 1. Any notice so given shall b~ deemed to have been.' 1-
given as of the date of delivery (whether accepted or refused) established by U.S. Post Offce
retu receipt or the overnght carier's proof of delivery, as the case may be. Any such notice

not so given shall be deemed given upon receipt of the same by the pany to whom the same is to~gi~ \
(g) Governng Law and Foru. Ths Lease shall be governed by and constred in

accordance with the internal laws of the State of Californa. An litigation with respect to this
Lease shall be conducted in the County of Los Angeles, State of Californa.

(h) Waivers. No waiver by Landlord or Tenant of any provision hereof shall be
deemed a waiver of any other provision hereof or of aIy subsequent breach by Landlord or
Tenant of the same or any other provision. Landlord's or Tenant's consent to or approval of any
act shall not be deemed to render unecessar the obtaing of Landlord's or Tenant's consent to
or approval of any subsequent"act by Landlord or Tenant.

..

(i) Time of Essence. Time is of the essence for the performance of all of the
obligations specified hereunder.
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./

not offer or give, either directly or through an intermediar, consideration in any form to a
80unty offcer, employee or agent for the purose of securg favorable treatment with respect to
the award of the Lease.

Landlord shall immediately report any attempt by a County offcer, employee or agent to
solicit such improper consideration. The report shall be made either to the County manager
charged with the supervision of the employee or to the County Auditor-Controller's Employee
Fraud Hotline at (213) 974-0914 or (800) S44-6861. Failure to report such solicitation may
result in the landlord's submission being eliminated from consideration...

(c) Landlord Assignment.

(i) Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlord's right, title and 4iterest in and to ths Lease or any porton thereof (including the right
to receive rental payments but excluding its duties and obligations hereunder), and Landlord may
execute any and all instrents providing for the payment of Rent directly to an assignee or

transferee, but only if the cònditions set fort in ths Section 30(c) are met.

(ii) Any document or agreement purorting to assign, transfer, mortgage,
hypothecate or encumber Landlord's right, title and interest in and to ths Lease or any porton
thereof is hereinafter referred to as a "Securty Agreement." Any Securty Agreement which is
executed without full compliance with the requirements of ths Section 30(c) shall be void.

(ii) Each assignee or transferee under the Securty Agreement shall certfy and

agree in wrting that such assignee or transferee has read and is familiar with the requirements of
Sections 5950-59S5 of the Californa Govetnent Code, which prohibit the offer or sale of any
security constituting a fractional interest in ths Lease or any portion thereof, without the prior
written consent of the County. Notwthstading the foregoing, the County acknowledges and

agrees that Landlord shall have the right to encumber the Propert with collateralized mortgage-
backed securties ("CMBS") financing or other traditional real estate financing; provided,
however, Landlord shall not encumber the Propert with any tye of bond financing, including
but not limited to certificate of participation financing.

(iv) Violation by Landlord of the provisions of Section 5951 of the California
Governent Code will constitute a material breach of this Lease, upon which the County may
impose damages in an amount equal to the greater of (a) $500,000 or (b) 10% of the aggregate

pricipal portion of all rental payments payable by the County durg the entire Term of ths
Lease, it being expressly agreed that the aforesaid amount shall be imposed as liquidated
damages, and not as a fodeitue or penalty. It is fuer specifically agreed that the aforesaid
amount is presumed to be the amount of damages sustained by reason of any such violation,
because from the circumstaces and natue of the viol~on it would be impracticable and

extremely diffcult to fix actual damages. In addition, the County may exercise or pursue any
other right or remedy it may have under ths Lease or applicable law.

(v) Landlord shall give the Tenant notice and a copy of each Securty
Agreement and any other instrment relating thereto (including, but not limited to, instrents.
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(Base Index) x ($1.11) x (rentable square footag~ of Premises) = New Monthy Base
Rent

If the Index is ch~ged so that the base year of the Index differs from that used.as of the
Commencement Date, the Index shall be converted in accordance with the conversion factor
published by the Umted States Deparent of Labor, Bureau of Labor Statistics. If the Index is
discontinued or revised durg the Term, such other governental Index or computation with
which it is replaced shall be used in order to obtain substitute index (if the onginal index is
discontinued without a replacement), then upon demand by either par, the matter shall. be
submitted to arbitration for the purose of determinng an alternate method of computing the
rental adjustment based upon the increase in the cost of living.

In no event shall the Base Rent adjustment based upon the CPT formula set fort in

Section 32(b) result in an anual increase greater than FIVE PERCENT (5%), nor less than
TWO AND ONE-HAF PERCENT (2.5%), of the Base Rent in effect immediately pnor to the
adjustment.

33. OPERATING EXPENSES RENT AND ADJUSTMENT. In addition to, and
concurently with its, payment of, Base Rent, Tenant shall pay to Landlord, as Operating

Expenses Rent, Tenant's Proportionate Share of the operating expenses associated with
Landlord's ownership, maintenance, operation and management of the Propert ("Operating
Expenses"). Tenant's "Proportionate Share" is the rentable squae feet of the Premises (see
Section l(c)) divided by the total rentable square feet in the BUilding (see Section 1(1)), as

specified in Section l(m). For each calendar year durng the Term, the oPerating Expenses shall
be subject to adjustment as 'follows. Prior to the beginnng of each calendar year, Landlord shall
provide Tenant with a budget of Operating Expenses due under ths Leàse for the next ensuing
twelve (12) months. The Tenant's Proportionate Share of the Operating Expenses for the first
calendar year of the Term is estimated to be NINTY-TWO CENTS ($0.92) per rentable square
foot ofthé Premises anually. See Section 1 (j).

(a) Operating Expenses. Landlord's Operating Expenses shall include, without
limitation, all reasonable and necessar costs of any kid paid or 'incured by Landlord in the
operation, servicing, repair, maintenance (in neat, clean, safe, good order and condition) but not
replacement of the basic strctue of the Buildig, including, without llmitation, the costs
incured by Landlord in connection with its repair obligations set fort in S'ection 10(b) hereof.
These costs shall include the followig:

(i) Maintenance, repair and replacement of the Building fishes, including,
but not limited to, painting walls and replacing floor coverigs and Building fishes.

(ii) Maintenance, repair and replacement of the HV AC, plumbing, and
electrcal systems; life-safety equipment; telecommuncation and other equipment (collectively,
the "Building Components") used in common by or for the benefit of occupants of the Building;
elevators, tenant directories, fire detection systems, including spnnler system maintenance and
repair. If any Buildig Component is replaced, the cost thereof for which Tenant shall pay its
Proportionate Share shall be net of any amount previously reserved to pay for such replacement,
amortizèd on a straight-line basis over the useful life of the Buildig Component.
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(viii) Any bad debt loss, rent loss or reserves for bad debts or rent loss.

(ix) The rental and other related expenses incured in leasing air conditioning
systems, elevators or other equipment ordinarly considered to be of a capita natue, except

equipment not affxed to the Building that is used in providing jantorial or similar services.

(x) Costs, including permits, license and inpection costs, incured with

i,espect to the Iistallation of tenant improvements made for tenants in the Building or incured in
renovating or otherwise improving, decorating, painting or redec6rating vacant space for tenants
or other occupants of tenants withn the Building. ~

(xi) qapital expenditues requied by Landlord's failure to comply or by
Landlord's necessity to comply with laws or building .codes enacted on or before the date of
Tenant's-occ~pancy of the Premises. .

(xii) Interest points and fees on debt or amortzation on any mortgage or
mortgages encumberig the Building or the Propert.

..(xiii). Any other expenses that in accordance with generally accepted accounting
priciples, consistently applied, would not normally be treated as a. operating expense by
landlords of comparable buildings.

(xiv) Fees relating to any ground leases.

(xv) Any and all of Landlord's expenses relating to any parking facilty or
facilties on or about the project or comprising a par of the Building except to and only to the
extent that such expenses exceed the revenues associated with such facilties, or the revenues that
would be associated with such facilities if such facilties were operated so as to reasonably
maximize such revenues, whichever revenue amount is greater.

(xvi) The costs associated with the remediation or mitigation of Hazardous
Materials as defined in this Lease, except to the extent introduced by Tenant or its agents,
contractors, employees or invitees.

(xvii) The costs in excess of any profits derived by Landlor4 associated with
retaing a parkig vendor to oper~te the parking lot that is utilized by Tenant's employees.

(xvii) Costs for which Landlord has a right of reimbursement from others.

On or about each April 30, Landlord shall endeavor to fush to Tenant an itemized,

detailed statement prepared, signed and certified. to be correct by Landlord, of the total actual
Operating t:xpenses for the prior calendar year, (the IIActual Operating Expenses ") i;d
Landlord's reconciliation of the Estimated Operating Expenses charged the prior year with the
Actual Operatig Expenses for that year. Tenant shall pay Tenant's Proportionate Share of the
Actual Operating Expenses if any, in excess of the Estimated Operating Expenses for the prior
year within ninety (90) days after Tenant receives the Actual Operating Expenses statement.

Landlord shall pay Tenant the amount of, Tenant's Proportionate Share of the Estimated
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See Work Letter §§ 6.3(c) and 9.

(e) Amortzation Rate for Additional
Tenant Improvement Allowance:

9% per anum amortized over the first sixty

(60) month of the Term,\uness Tertant
elects to repay Additionàl Tenant
ImprovementAllowance to Landlord in a
lump sum with accrued interest at any time
after the Tenant Improvements are
Substantially Complete

(f) Base Rent Reduction per $1,000: N/A

(g) Tenant's Work Letter Representative: Thomas Shepos or an assigned staff person
of the Chief Executive Offce-Real Estate
Division

(h) Landlord's Work Letter Repre.sentative: Charlie Bender

(i) Landlord's Address for Work Letter

Notice:
13191 Crossroads Parkway Nort, 6th Floor
City of Industry, CA 91746-3497

/'
G) Tenant's Address for Work Letter

Notice:
Board of Supervisors
Kenneth Hah Hall of Adminstration
Room 383
500 West Temple Street
Los Angeles, Californa 90012

With a copy to:
Chief Executive Offce

Real Estate Division
222 South Hil Street, 3rd Floor
Los Angeles, Californa 90012

Attention: Director of Real Estate

Fax Number: (213) 217-4971

(k) Addenda: Addendum A: Base Building Improvements
. Addendum B-: Tenant Improvements
Addendum C: Budget Form

2. Construction of the Buildin2.

2.1 Base Building Improvements. Landlord has constrcted or shall constrct the

base Building improvements as a par of the Building described on Addendum A hereto (the
"Base Building Improvements"). Tp the extent that the Base Buildig Improvements must be
changed or added to in order to accommodate the special needs of Tenant in the Premises, such
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5.2 Preparation and Approval of Workig Drawigs. Within ten (10) days after
Landlord approves the Space Plan (the "Plan Submission Date"), Landlord shall instrct the
Architect to prepare Workig Drawings (the "Wol-ung Drawings"), which shall be compatible
with the design, constrction and equipment of the Building, comply with all applicable laws, be
capable of physical measurement and constrction, contain all such information required to
constrct the Tenant Improvements ard to prepare the Engineerig Drawigs (as defined below),
and contai all partion locations, plumbing locations, air conditionig system and duct work,

special air conditioning requiements, reflected ceiling plans, offce equipment locations, and
special security systems. The Working Drawigs may be submitted in one or more stages and at
one or more times. Landlord shall provide Tenant the Workig Drawings, or such _portion as has
from time to time been submitted, for Tenant's review and reasonable approval withn thee (3)business days. .

S.3 Preparation and Approval of Engineering Drawings. Landlord shall cause the
Architect to insure that all engineerig drawigs prepared by the Engineer, showig complete
mechancal, electrical, plumbing, and HV AC plans ("Engintering Drawings"), are incorporated
and integrated into the Working Drawigs. The Engineerig Drawings may be submitted in one
or more stages and at one or more times for Tenant's review and reasonable approval withi thee

(3) business days.

5.4 Integration of Workig Drawings and Engieering Drawings' into Final Plans.
After Tenant has approved the fial Engieering Drawigs, Landlord shall cause the Architect to
integrate the approved Working Drawigs with the approved Engineering Drawigs (collectively
"Final Plans") and deliver five (5) sets of the Final Plans to Tenant for its review and reasonable

, approval withi three (3) business days. The Final Plans shall be suitable for plan check review

and permitting by local agencies having jursdiction and for the layout, improvement and finish
of the Premises consistent with the design and constrction of the Base Building Improvements,
including electrical and mechancal drawings, capacity report, dimensioned parition plans,
floor and wall finish plans, reflected ceilng plans, power, telephone communcations and data
plans, life safety devices, constrction detail sheets including milwork detail plans showig the
location of paritions, light fixtues, electrical outlets, telephone outlets, sprinlers, doors,

equipment specifications (includig weight specifications and cooling requiements) and power
requirements (including voltage, amps; phase, and special plugs and connections), wall. finishes,
floor coverigs, milwork and other Tenant Iiprovements.

5.5 Approval of Plans by Tenant. In approving the Final Plans, Tenant shall not
expressly or impliedly represent that the Tenant Improvements are designed adequately or
correctly. In all events, however, Tenant shall approve the Final Plans if they are consistent with
the approved_Engineerig and Workig Drawigs.

5.6 Constrction Schedule. With th (30) days after the Plan Submission Date,
Landlord shall submit to Tenant a detailed constrction schedule, subject to Tenant's reasonable

approval with thee (3) business days. The constrction schedule shall set forth_the dates for
specific completion of certain project benchmarks including, but not limited to, completion of
Working Drawings, completion of Engineerig Drawigs, submission of plans to local
jursdiction for review, issuance of --building permit, submission of plans to contractors for

bidding, award of constrction contract, constrction commencement, constrction completion,
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having the right to payoff early the unpaid principal and accrued interest at any time before the

end of such amortation period. .

(c) Furtue Allowance. On behalf of Tenant, Landlord shall pay Tenant's futue
vendor the Furtue Allowance towards the total cost of Tenant's modular futue and shall
provide Tenant copy of the invoice therefor, which Tenant shall approve withn thee (3)
business days. With sixty (60) days after the Commencement Date, Tenant shall repay the

Furtue Allowance to Landlord in a lump sum without interest. See also Work Letter
Section 9.

(d) Change Orders. Landlord shall advance the costs of all mutully approved
Change Orders on behalf of Tenant. With six (60) days after the Commencement Date,

Tenant shall repay the such costs to Landlord in a lump sum without interest.

7. Construction of Tenant Improvements.

7.1 Tenant Improvements. Landlord shall cause its Contraptor constrct the Tenant
Improvements described more parcularly on AddendUm B hereto. If any work requíred by the
Final. Plans is not described on Addendum B or otherwse described in an approved Change
Order, the work shall be performed by Landlord at its own cost and expense anef not included in
the cost of Tenant Improvements.

7.2 Bids. Unless waived by Tenant in wrtig, the Contractor for the Tenant

Improvements. shall obtain thee (3) bids from responsible and qualified persons for each

subcontractor's work. Landlord shall submit thee (3) sealed fixed price bids for such

subcontracts to Tenant for its review prior to the award thereof. The bids shall be jointly opened
and reviewed. The bids shall include an itemized list of all materials and labor and shall include
all additional costs, including architects and engineering fees, permits, reasonable contractor's

profit and overhead, and project management fees~ Three (3) bids for the purchase and
installation of the offce fuitue system, prepared by the futue dealer, shall be included in
the constrction estimates, if applicable.

(a) Permits. Landlord shall secure the approval of governental authorities, and all
permits required by governental authorities having jursdiction over such approvals and
permits for the Tenant Improvements,"promptly after approval of the Final Plan.

. (b) Commencement of Constrction. Landlord shall commence construction of the
Tenant Improvements withn fifteen (15) days after issuace of all such necessar permits.
Landlord shall commence and, once commenced, shall thereafter diligently proceed to constrct
and complete all Tenant Improvements, subject to any cessation that may be caused by Force
Majeure Delays. '

7.3 Constrction. Constrction of the Tenant Improvements will be subject to the

following terms and conditions:

(a) Notice of Nonresponsibilty. Landlord and the Contractor shall cooperate with
Tenant in posting a notice or notices of nonresponsibilty by Tenant.
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9.1 Tenant shall deliver to Landlord withn ten (10) days afer execution hereof,
modular fuitue plans and specifications (the "Modular Specifications"). Based on the
Modular Specifications, Landlord and lor Landlord's Architect shall prepare a modular futue
specifications bid paè,kage for submission to no less than thee (3) future vendors. Prior to

submission for bids, Landlord shall r~view the bid package with Tenant and Tenant shall have
the reasonable right to approve or disapprove the bid package. Landlord shall provide at its cost _
the modular futue set fort in the Modular Specifications and shall not be responsible for the

cost of such modular futue in excess of the Furtue Allowance. Pursuant to Work Letter

Section 6.3( c), Tenant shall reimburse Landlord for all costs of such modular futue that
Landlord shall have paid.

9.2 Tenant may opt to finance its lump-sum payment for the cost of modular futue

thougil lease-purchase financing with a thd-par vendor ("Creditor"). In the event Tenant

elects'to enter into a lease-purchase financing of the futue and telecommuncations equipment
(the "Personal Propert") though a Crèditor, Landlord expressly agrees as follows:

(a) The Personal Propert shall not become par of 
the Premises or Propert but shall

remain personal propert removable by the Creditor and its assigns, provided that any damage
occasioned by su~h removal shall be repaired by Creditor.

(b) Landlord shaH be notified by Creditor of any plan by Creditor to remove the
Personal Propert.

(c) This section shall be binding on the representatives, successors and assigns of all

paries hereto and shall inure to the benefit of the successors-in-interest to all paries hereto.

..'1
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(ii) unduly lengthy delay in receiving gov~rnental approvals of Final 'Plans;
or

(iii) Tenant's disapproval of the Final Budget because it is more than the
Preliminar Budget, in accordance with Work Letter Section 6.1.

13.2 Limitations.

(a) Notice. No Tenant Delay or Force Majeure Delay shall bé deemed to have
occured uness Landlord has provided written notice to Tenant, within fort eight (48) hours of
the event giving rise to such claim, in compliance with the Lease, specifying that a delay is
claimed to have occured because of actions, inaction or circumstances specified in the notice in
reasonable detaiL. If such actions, inaction or circumstaces qualify as a Tenant Delay or Force
Majeure Delay, then a Tenant Delay.or Force Majeure Delay, as applicable, shall be deemed to
have occured only commencing as of the date Tenant received such notice from Landlord.

(6) Mitigation. Tenant Delays shall advance the date Substantial Completion actually
occurs, and Force Mäjeure Delays shall exténd the Projected Acceptace Date, only if Landlord,
its Architect, Engieer and/or Contractor are actually delayed in their performance of this Work
Letter and/or the contracts with Landlord, despite Landlord's reasonable efforts to adapt and
compensate for such delays, which efforts Landlord shall be obligated to make (provided such
additional cost incured by Landlord due to such effort does not exceed $1,000 on a cumulative
basis, unless Tenant agrees to pay to such excess).

(c) Concurent Delays. Tenant Delays and Force Majeure Delays shall be recognzed
hereunder only to the extent the same are not concurent with any other Tenant Delay or Force
Majeure Délay which is effective hereunder. For example, if two (2) Tenant Delays of four (4)

days each occur at the same time, then Substantial Completion shall be deemed to occur only
four (4), rather than eight (8), days before Substantial Completion actually occurs. '

(d) Change Orders. Landlord may not claim that a Change Order requested by
Tenant was the. cause of a delay in the constrction of the Tenant. Improvements uness the
anticipàted delay is specified in wrting in the Change Order authorization.

14. Tenant Remedies. Subject to Work Letter Section 13, if Landlord fails to obtain the
buildig permit to construct the Tenant Improvements with a reasonable time, taking all factors
into consideration, so that Substatial Completion does not occur with sixty (60) days from the
Projected Acceptance Date, T'enant may, at its option, on th (30) days' wrtten notice to

Landlord:

14.1 Cancel the Lease in accordance with Lease Section 4(b); or

14.2 Assume responsibility for providing the Tenant Improvements itself uness
Landlord causes Substatial Completion to occur within said thi (30) day period. If Tenant

elects to provide the Tenant Improvements itself, then:
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ADDENDUM A
to

Work Letter

BASE BUIDING IMPROVEMENTS

Landlord has constrcted (or will construct) the Building to include the followig:

(a) . the Building shell aíd exterior, including perimeter widow frames, mullions and

glazing in good condition;

. (b) the core area, including mechaical, electrical, spriler, plumbing, life safety,
heating, air conditioning, ventilation and structual systems with the Building core, stubbed out
to the face of the core wall at locations determined by Landlord;

(c) n;en's and women's toilet rooms, including necessar plumbing fixtúes, ceramic
tile floors, accessories, ceilings and lighting, with rug hot and cold water;

(d) unpainted exterior dr wall or lath and plaster covering the exposed side of all
exposed core walls, core and perieter colums and the interior exposed side of all exterior
building wall areas except at and under windows;

(e) public stairays;

(f) passenger and freight elevators;

(g) parking facilities;

(h) ground floor lobby;

(i) finishèd elevator 
lobbies (with caret, lights, finshed walls and ceiling);

G) exterior plazas and landscaping;

(k) loading dock and/or area;

(1) drinking fountains at the core;

(m) electrical/telephone closet with not less than seven (7) watts per square foot of
rentable area of normal power in the floor electrcal closet;

(n) conduit access sufcient for Tenant's electrcal wig (no additional
improvement to increase conduit access will be fushed by Landlord uness there is not

suffcient riser space as required for a 1.5" diameter signal cable from the Building main
telecommuncation vault to the telephone closets on floors 1 and 2, in which case Landlord, at
no cost to Tenant and without deduction from the Tenant Improvement Allowance, shall cause
such riser space to be made available to Tenant, and provided fuher that Tenant shall be
responsible for the cost for removing the riser floor seal at each floor and the patchig of each
seal after installation of Tenant's cable);
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ADDENDUM B
to

Work Letter

TENANT IMROVEMENTS

Tenant Improvements shall include:

(a) Tenant ceilngs and lighting;

(b) Floor finsh in the Premises (except elevator lobbies aid public corrdors on
multi-tenant floors and toilet rooms);

(c) Interior fishes of any kid withn the Premises (except elevator lobbies and
public corrdors on multi-tenant floors and core area toilet rooms);

(d) Interior paritions, doors and hardware with the Premises;

(e) Terminal boxes and reheat coils or other HV AC or air distribution devices to or
within the Premises;

(f) Tenant's modular futue, fixtues and equipment, including telephones,
computers and cabling therefor;

(g) Distrbution of electrcal services, plumbing services and sprinkers from the core

to the Premises, and domestic hot water heater and associated hot water piping;

(h) Any and all signs for Tenant and the power therefor;

(i) Security, fire and life-safety systems throughout the Premises, including exit
signs, intercoms and extinguishers;

G) Additional and/or above stadard electrical capacity; and

(k) Fiber optic access.
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TENANT:

ATTEST:

SACHI A. HAl, Executive Officer-Clerk
of the Board of Supervisors

By:
Its: Deputy

Approved As To Form:

RAYMOND G. FOR1NR JR.,
County Counsel

By:
Its:

County of Los Angeles - Offce Lease\R\

CCr\607810V\ VV02953-006

COUNTY OF LOS ANGELES,
a body politic and corporate

By:

Its: Chair, Board .of Supervisors

41
March 4, 2008
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EXHmIT C

COMNNCEMENT DATE MEMORAUM
AN CONFIRTION OF LEASE TERMS

Reference is made to that certain lease ("Lease") dated , 2008, between
COUNTY OF LOS ANGELES, a body politic and corporate ("Tenant"), and RR&C/W
GENERA PARTNRSHI, a CaliforIa parership ("Landlord"), whereby Landlord leased to
Tenant, and Tenant leased from Landlord, certain premises in the building located at 12900
Crossroads Parkway, City of Industr, CaliforIa ("Premises"),

Landlord and Tenant hereby acknowledge as follows:

(1) Landlord delivered possession of the Premises to Tenant in a Substantially Complete

condition on ("Possession Date");

Tenant has accepted possession of the Premises and now occupies the same;(2)

(3)

(4)

(5)

The Lease commenced on ("Commencement Date");

The Premises contain rentable square feet of space; and

Base Rent per month is $

(signatues on next page)

County of Los Angeles - Offce Lease\R\
CG\607810\A W\02953-006

March 4,2008
LAl 156271vl6



EXHIBITD

HV AC STANDARS

Landlord shall supply cooling, ventilating and heating with capacity to produce the
followig results effective during Normal Workig Hours established by the Lease and with
tolerances normal in comparable offce buildings; maintenance of inside space conditions of not\
greater than 78 degrees Fahenheit when the outside air temperatue is not more than 93 degrees.
Fahrenheit dr bulb and 70 degrees Fahenheit wet bulb, and not less than 70 degrees Fahenheit
when the outside air temperatue is not lower than 42 degrees Fahenheit dr bulb. Interior space

is designated at a rate of one zone for approximately each 1,000 square feet and one diffser for
each 200 square feet of usable square footage with the Premises. If energy requirements

prohibit Landlord from complying with these requiements, Tenant shall not uneasonably
withhold its consent to temporar waivers or modifications.

I.
I

l

County of Los Angeles - Offce Leae\R\
CG\60781 O\A W\02953-006

March 4, 2008
LAl156271v16



A. Furtue Systems and any other fabric or upholstered suraces including chairs,
couches, walls, etc., spot cleaned, or if determined to be necessary in Tenant's sole discretion,
professionally cleaned in their entirety using a water extraction. system.

B. Bathroom and any other ceramic tile surfaces professionally cleaned using a hand
scrub process. All grout and porous suraces resealed with a professional grade sealant.

C. Touch-up paint all interior painted surfaces in a color and fish to match existing
at extra charge, based on scope of work requested.

D. Wall vents and ceiling vents vacuumed, as requested at extra charge of $2,500.00

I

7. AS NEEDED
A. Premises and the sidewalks, driveways, parking areas and all means of access and

egress for the Premises should be maintained in good repair, and in clean aid safe condition at
all times.

B. All lawns, shrbbery and foliage on the grounds of the Premises should be

maintained in good condition and neat in appearance. Grass and shrbbery must be replanted as
needed to maintan the grounds in good appearance and condition.

C. Carpets to be cleaned using a non-detergent, low moistue, soil encapsulation

system as recommended by the caret manufactuer. The followig schedule will be maintained
for carpet cleang: (i) heavy traffc areas as needed with a minmum frequency ofbi-monthy
(six (6) times per year); (ii) moderate traffc areas cleaned as 'needed with a minmum of once
every six (6) months (two (2) times per year); and (ii) clean light trafc areas a minum of
once per year. Landlord agrees that bonnet cleang is not an acceptable method of cleang
carets.

D. All walls repainted and wall coverings replaced thoughout the Premises at extra
charge, based on scope of work requested. The paint fish should be eggshell or semi-gloss as

directed by Tenant and in a color acceptable to Tenant. In no event will Landlord be required to
repaint or replace wall coverigs more than ont1 (1) tie in a five (5) year period (the
"Occurence"). The initial Tenant Improvements completed prior to Tenant's occupancy or as a
condition to the renewal of the Lease shall not constitute an Occurence for the purose of
determinig the fr~quency of this work.

8. GENERA
Landlord shall, upon request of Tenant, produce wrtten service contracts as evidence of

compliance with the terms of ths Cleang and Maintenance Schedule.

County of Los Angeles - Offce Lease\R\
CCì\607810v\ VV02953-006

March 4, 2008
LAI 15627lvl6



fifteen (15) days from Landlord's Notice) and the renta owed durg such Disposition Period.
During such Disposition Period, Lender shall cary such insurance as required of Tenant
pursuant to the Lease, for the benefit of Landlord. Landlord shall have the right, at any tie and
without notice, to inspect the Premises, show the Premises to prospective tenants and to constrct
improvements with the Premises. If the Personal Propert has not been removed withi fifteen
(15) days afer Landlord's Notice to Lender, then the Personal Propert .shall be deemed
abandoned and Landlord may remove and store and/or sell the same pursuant to applicable law
(including Californa Civil Code Sections 1980-1991 and its successors) and repair any resllting
damage to the Premises at Lender's expense (which shall be reimbursed by Tenant to Lender)
wholly without any Landlord liability to Lender or Tenant. Any notices provided by Landlord to
Tenant and/or Lender pursuant to ths Paragraph 2 shall be in lieu of, and not in addition to, any
notices requied under Californa Civil Code Sections 1980-1991 or any similar or successor
laws. Lender hereby covenants not to advertse nor conduct any public auctions or sales at the
Premises.

3. In no event shall Lender cause to be recorded any financing statements,

Uniform Commercial Code filings or their equivalents in connection with ths waiver and
agreement which afect or otherwse impair title to Landlord's fixtues, personal propert or
Premises.

4. All requests, notices or service provided for or pennitted to be given or

made pursuant to this waiver and agreement shall be deemed to have been properly given or
made by depositing the same in the United States Mail, postage prepaid and registered or
certified retu receipt requested or by reputable overnght courier and addressed to the addresses

set forth below, or to such other addresses as may from time to time be specified in wrting by
either par to the other:

If to Landlord: If to Lender:

5. Lender hereby agrees to indemnfy, protect, defend and hold Landlord

hanless from and against any and all losses, costs, damages, expenses and liabilties (including,
without limitation, èour costs and reasonable attorneys' fees) arising out of Lender's exercise of
its rights under ths waiver and agreement, breach of its obligation (includin any failure by
Lender to repair any damage to the Premises) pursuant to ths waiver and agreement, and/or

County of Los Angeles - Offce Lease\R\
CG\607810\A W\02953-006

March 4, 2008
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IN WITNSS WHREOF, Lender, Landlord and Tenant have caused their duly
authorized representatives to execute ths waiver and agreement on the day and year set forth
below.

Executed on ,2008 "LENDER"

a

By:
Its:

~.

By:
Its:

Executed on , 2008 "LANLORD"

i

¡,

a

By:
Its:

By:
Its:

Executed on , 2008 "TENANT"

a

By:
Its:

By:
Its:

County of Los Angeles - Offce Lease\R\
CG\607810\A W\02953-006

March 4, 2008
LAI 156271v16



DOCUMENT I

SUBORDINATION, NONDISTURBANCE
AN ATTORNNT AGREEMENT

County of Los Angeles
Chief Executive Offce
Real Estate Division
222 South HiU Street
3rd Floor
Los Angeles, Californa 90012

)
)
)
)
)
)
)

AND WHN RECORDED MAIL TO:

Space above for Recorder's Use

SUBORDINATION, NONDISTURANCE
AN ATTORNMENT AGREEMENT

NOTICE: TilS SUBORDINATION, NONDISTuRANCE AND ATTORNENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMIG SUBJECT TO
AN OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER
SECURTY INSTRUMNT.

This Subordination, Nondistubance and Attornent Agreement ("Agreement") is
entered into as of the ~ day of , 200_ by and among COUNTY OF LOS
ANGELES, a body politic and corporate ("Tenant"), (Insert name of Landlordj, ("Borrower")
and (Insert name a/Lender), ("Lender").

Factual Background

A. Borrower owns certn real propert more paricularly described in the attached
Exhibit A. The term "Propert" herein means that real property together with all improvements
(the "Improvements") located on it

B. Lender has made or agreed to make a loan to Borrower. The Loan is or will be
secured by a deed of trst or mortgage encumberig the Propert (the "Deed of 

Trust") .

C. Tenant and Borrower (as "Landlord") entered into a lease dated
(the "Lease") under which Borrower leased to Tenant a portion of the

Improvements located withi "fe Propert and more parcularly described in the Lease (the
"Premises").

D. Tenant is willng to agree to subordinate certin of Tenant's rights under the
Lease to the lien of the Deed of Trust and to attorn to Lender on the terms and conditions of ths
Agreement. Tenant is willing to agree to such subordination and attornent and other
conditions, provided that Lender agrees to a nondistubance provision, all as set fort more fully
below.

County of Los Angeles - Offce Lease\R\
CG\60781 O\A W\02953-006

March 4, 2008
LA1 156271v16



To Lender:

To Borrower:

To Tenant: County of Los Angeles
Chief Executive Offce
Real Estate Division
222 South Hil Street, 3rd Floor
Los Angeles, Californa 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall fume to the benefit of and be

binding upon the pares and their respective successors and assigns. This Agreement is
governed by the laws of the State of Californa without regard to the choice of law rules of that
State.

(signatues on next page)

County of Los Angeles - Offce Lease\R\
CCL\60781 OV\ VV02953-006

March 4, 2008
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DOCUMNT n

TENANT ESTOPPEL CERTIFICATE

To: (Insert name of par to rely on document L

Attn:

Re: Date of Certificate:
Lease Dated:

Curent Landlord:
Located at:
Premises:
Commencement Date of Term:
Expiration Date:

Curent Rent:

County of Los Angeles ("Tenant") hereby certifies that as of the date hereof:

1. Tenant is the present owner and holder of the tenant's interest under the lease described
above, as it may be amended to date (the "Lease"). The Lease covers the premises described
above (the "Premises") in the building (the "Buildig") at the address set fort above.

2. (a) A tre, correct and complete copy of the Lease (including all modifications,

amendments, supplements, side letters, addenda and riders of and to it) is attached to ths
Certificate as Exhbit A.

(b) The curent Rent is set fort above.

(c) The term of the Lease commenced on the Commencement Date set forth above
and will expire on the Expiration Date set forth above, including any presently exercised option
or renewal term. Tenant has no option or right to renew, extend or cancel the Lease, or to lease
additional space in the Premises or Buildig, or to use any parking other than that specified in the
Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right to
purchase all or any par of the Premises (or the land of which the Premises are a par).

(e) Tenant has made no agreement with Landlord or any agent, representative or
employee of Landlord concerng free rent, partal rent, rebate of rental payments or any other
similar rent concession except as expressly set fort in the Lease.

3. (a) The Lease constitutes the entire agreement between Tenant and Landlord with

respect to the Premises, has not been modified changed, altered or amended and is in ful force
and effect. There are no other agreements, wrtten or oral, which affect Tenant's occupancy of
the Premises.

County of Los Angeles - Offce Lease\R\
CG\607810V\,VV02953-Q06

March 4, 2008
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DOCUMNT III

COMMUNTY BUSINESS ENTERPRISES FORM

INSTRUCTIONS: All Landlords shall submit ths form on an anual basis on or before
December 30th of each year of the term of ths agreement as evidence ofMBE/WE
paricipation. The inormatioIl requested below is for statistical puroses only. Oil final
analysis and consideration of lease will be selected without regard to gender, race, creed,
or color. Categories listed below are based on those described in 49 CFR Section 23.5.

i. MIORITY /WOMEN P ARTICIPA TION IN FIR (parers, Associates
Parters, Managers, Staff, etc.)

FIR: NAME

ADDRESS

CONTACT TELEPHONE NO.

TOTAL NUER OF EMPLOYEES IN FIR:

OWNRS/PARTNRS
ASSOCIATE PARTNRS

MANAGERS STAFF

Black! Afrcan American

Hispanic/Latin America

Asian American

Portguese American
'-"-,

Amèrican Indian Alaskan
Native

All Others

Women (Should be included
in counts above and also
reported here separately)

II. PERCENT AGE OF MINORITY/wOMEN OWNRSHI IN FIR

TYPE OF BUSINSS STRUCTU:
~ (Corporation, Parership, Sole Proprietorship, etc.)

TOTAL NUBER OF OWNRSHI/P ARTNRS, ETC.:

County of Los Angeles - Offce Lease\R\
CG\60781 O\A W\02953-006

March 4, 2008
LAl156271v16



DOCUMNT IV

MEMORAUM OF LEASE

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Offce
Real Estate Division
222 South Hill Street
3rd Floor
Los Angeles, Californa 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fëes pursuant to Californa Governent Code Section 27383.
This transaction is exempt from documentar transfer tax pursuat to Californa Revenue
and Taxation Code Section 11922.

MEMORADI1 OF LEASE

This Memorandum of Lease ("Memorandum") is made and entered 
into by and

between RR&CIW GENERAL PARTNRSHIP, a Californa parership (the
"Landlord"), and the COUNTY OF LOS ANGELES, a public body corporate and politic
duly organzed and existing under the laws of the State of Californa (the "Tenant") who
agree as follows:

Landlord and Tenant hereby enter a Lease of certin propert (the

"Lease") in the County of Los Angeles, State of Californa, described in Exhbit A
attched hereto and incorporated herein by reference, for a term commencing on

, 2008, and endig on a date ten (10) years afer the commencement
date, uness such term is extended or sooner terminated pursuant to the terms and

conditions set fort in a certin unecorded Lease between Landlord and Tenant dated

,2008.

This Memorandum has been prepared for the purose of giving notice of
the Lease and of its terms, covenants, and conditions, and for no other puroses. The
provisions of this Memorandum shall not in any way change or affect the provisions of
the Lease, the terms of which remain in full force and effect.

County of Los Angeles - Offce Lease\R\
CG\6078 I O\A W\U29S3-006

March 4, 2008
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TENANT:

ATTST:

SACHI A. HAl, Executive Offcer-Clerk
of the Board of Supervisors

By:
Its: Deputy

Approved As To Form:

RAYMOND G. FORTNR JR.,
County Counsel

By:
Its: Amy Caves, Deputy

:J

County of Los Argeles . Offce Lease\R\
CG\607810\A W\02953-006

COUNTY OF LOS ANGELES,
a body politic and corporate

By:

Its: Chairan, Board of Supervisors

March 4, 2008
LAI 156271,,16



"LENDER:

l:

a

By:
Signer's Name

Its: Signer's Title

(ALL SIGNATURS MUST BE ACKNOWLEDGED)

\

County of Los Angeles. Offce Lease\R\
CG\607810\A W\02953-006

March 4, 2008
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